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Overview

Demographic trends, technological advancements, and government initiatives
aimed at reducing the housing deficit have all combined to boost the Nigerian
real estate market. With a population estimated at approximately 224 million,
Nigeria is seeing the demand for housing continue to rise, driven by rapid
urbanisation and a youthful demographic." The country faces a substantial
housing deficit, which has doubled from 14 million in 2010 to approximately
28 million in 20232

Since its peak Gross Domestic Product (GDP) of %878 trillion (US$574
billion) in 2014, Nigeria's economy has faced a tumultuous decline, dropping
to ?547 trillion (US$358 billion) in 2017 before unstable growth brought it
to ?4472 trillion (US$309 billion) by 2022, averaging a modest |.7% growth
rate during this period.3 In 2024, GDP sharply declined to a projected #4387
trillion (US$253 billion).* GDP per capita fell from &5 million (US$3 220)
in 2014 to ™ 1.7 million (US$! 110) in 2024, reflecting deep economic
problems exacerbated by limited reforms, currency devaluation, persistent
security threats, and ineffective policy implementation over the past decade.

In recent times, food, fuel, and housing prices have surged dramatically, while
the national currency has plummeted, driving many into poverty. The nation’s
currency, which averaged &638.8/US$ | in 2023 sharply depreciated to a little
over i1 500/US$ | at the beginning of July 20245 Fuel prices increased by
1609, rising from ¥260 (US$0.17) a litre in January 2023 to 673 (US$0.44)
a litre in January 2024.7

In late 2023, Nigeria's inflation rate reached a high of 31.7%, driving up the
cost of living substantially® Inflation continued to rise, reaching 33.95% in
May 2024, a 28-year high? Notably, food inflation surged from 24.61% in
2023 to 40.53% in 2024, an increase of 15.9 percentage points.'® Efforts to
provide temporary cash transfers to the most vulnerable households are
under way to mitigate the harm of the economic crisis.!!

As of Q2 2024, the country's prime lending rate was 15.54%, with lenders
allowed to charge interest rates up to 28.97%.'2 In 2023, Nigeria's poverty
rate was estimated at 38.9%, with around 87 million Nigerians living below
the poverty line,'® and it is feared that the poverty rate could rise to around
40.7% by the end of 2024.1

Access to finance

Access to finance in Nigeria's real estate sector presents both challenges and
opportunities. As of 2023, demand for housing is high, especially in urban
areas, while access to finance and elevated interest rates have created barriers
for many potential homeowners and developers.

Financial inclusion has risen from 68% in 2020 to 74% in 2023, and more than
52% of the population now have access to banking services.'® As of 2021,
there were approximately |33.5 million active bank accounts.’® However,
this number is expected to decline as banks plan to freeze over 70 million
accounts that are not linked to a National Identity Number (NIN).17
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CASE STUDY: Federal Government Housing Project in Oyo State

The federal government is constructing 250 housing units in Ibadan, the capital city of Oyo State. These units are in Erunmu, Egbeda local government area, and consist of
50 one-bedroom, 150 two-bedroom, and 50 three-bedroom semi-detached bungalows. Assuming no construction delays, the project is scheduled to be completed three months
after the inaugural ceremony held in July 2024. Upon completion, these housing units will be available for acquisition through outright purchase, mortgage arrangements, or
Rent-to-Own options, allowing beneficiaries to move in and contribute towards homeownership through monthly, quarterly, or annual installments.

This initiative is part of a nationwide housing programme called "Renewed Hope City and Estate," overseen
by the FMHUD with a budget of #4127 billion (US$83 million) to build 100 000 affordable housing units across
the country in partnership with private sector developers. According to the Minister of FMHUD, the Renewed
Hope Cities will feature between 500 and 1 000 housing units per site across the six geopolitical zones and
the Federal Capital Territory, while it would have 250 units per site in the remaining 30 states of the federation.

The Central Bank of Nigeria (CBN) reported a rise in the value of consumer
credit between December 2023 and January 2024, with personal loans constituting
79% of the total and retail loans making up the remaining 21%.'® The amount
borrowed for personal needs in January 2024 increased by 14% compared to
December 2023, totalling N3 trillion (US$1.92 billion).’® During this period, the
number of non-performing loans increased from 4.07% to 4.15%2° Furthermore,
over 27% of Nigerians across various income levels now use loan apps to meet
living expenses amid record inflation, according to a report by SBM Intelligence.
The number of approved digital lenders in Nigeria has surged by 64% since April
202321

The guidelines released by the National Pension Commission (PENCOM) in 2022,
which allow Retirement Savings Account (RSA) holders to use their pension
balances for equity contributions towards residential mortgages, is a step towards
improving access to finance for homeownership. This initiative has disbursed
approximately N2 17 million (US$142 922) to 14 customers.??

More than 26 commercial banks and 32 Primary Mortgage Banks (PMBs) in the
country offer mortgages, with mortgage sizes ranging between N5 million
(US$3 270) and N5 billion (US$3.27 million).2324:25 The typical lifespan of these
mortgages exceeds 20 years,and only about 33% of the borrower's monthly salary
can be used to service the mortgage.?® Women constitute 52% of the
workforce,?” but the overall financial inclusion of women in the mortgage sector
remains low.28

Demand & affordability

High interest rates driven by surging inflation have hindered the availability of
affordable housing in the country. Most Nigerians rely on mortgages from PMBs
and commercial banks, as the Federal Mortgage Bank of Nigeria (FMBN) since its
inception in 1997 has only provided mortgages to less than 1% of the more than
5.47 million total subscribers to its National Housing Fund (NHF) schemes.?® 30
Home ownership has declined from 30% in 2019, to 25% in 2022, and further to
20% in 2024, with over 80% of Nigerians living in rented houses.31-32

In 2023, the unemployment rate for Q3 2023 was 5%, up from 4.2% in Q2 2023.
Among men, the unemployment rate was 4%, while among women, it was 6%.33
Urban areas recorded a 6% unemployment rate compared to 4.0% in rural areas.
Women account for 52.27% of the country's formal employed population.®*
However, the employed population stands at 80.6%, with 92.3% engaged in
informal employment.3® Consequently, much of the population are low income
earners, with only 13% classified as middle income earners.®
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Foundation laying ceremony for 250 housing units in Makurdi,
Benue State capital
Source: National Record

Ground-breaking ceremony in Ibadan, Oyo State
Source: Federal Ministry of Information and National Orientation

Land prices have been increasing, especially in prime locations in Lagos. In exclusive
areas such as Banana lsland, the price reportedly rose from #1.4 million/m?
(US$916) to an average of ;2.1 million/m? (US$| 374). Similarly, in commercial
hubs like Victoria Island, the price increased from #1.2 million/m? (US$785) to
N 1.9 million/m? (US$ | 243).57

Housing supply

Stemming from inadequate housing supply, the country now faces a deficit of more
than 28 million units, leading to a proliferation of informal settlements and slums
in major urban areas. Over 49% of the country's urban population lived in slum
settlements in 2020.38 In Lagos State, over 80% of its 25 million residents live in
informal housing, with slum centers reaching 169, up from 150 in 20213940

From 2020 to 2023, government interventions aimed at delivering 20 000 units
annually achieved only 24% of their target#! Combined efforts from both
government and the private sector yield around 50 000 units a year, falling short
of the required 700 000 units needed each year to bridge the housing gap.*?
Consequently,an estimated &2 | trillion (US$13.73 billion) is now needed to meet
housing needs, equivalent to 73% of the approved total budget of #29 trillion
(US$18.82 billion) for 2024.4

Construction material prices have surged in recent years, leading to numerous
projects being delayed or abandoned as developers reassess their budgets.
Granite prices have risen 307% from &2 700 (US$1.77) to ¥ 11 000 (US$7.19)
a tonne since 2019. Cement prices have gone up 442% from &2 400 (US$1.57)
to ™14 000 (US$9) a bag during the same period.44

In Lagos State, it takes over 60 days and costs between #45 000 (US$29.43) and
N375 000 (US$245) to obtain a building permit. The permit expires if
construction does not begin within six months or is not completed within one
year from the date of issuance.*® However, the government reports that it is
working on simplifying this process to enable developers to obtain permits in
approximately 10 minutes.*6

Rental prices in cities such as Lekki and Ikeja in Lagos State have soared more
than 200% over the past four years.#” Nigerians spend over 50% of their annual
salaries on rent, leaving little remaining for food and other expenses.*®4® Newly
constructed two-bedroom apartments around major urban centers typically start
at ™25 million (US$16 350) while the median national house price is #4107.03
million (US$70 000).5°



Launched by the government in 2024, the Renewed Hope Cities and Estates
programme aims to construct over 100 000 housing units nationwide, including
20 000 units in Abuja and more than 2 500 units in Lagos State. With over #4127
billion (US$82.73 million) in funding for construction, the programme is expected
to generate over | 250 000 direct and indirect jobs.®!

Property markets

Property registration is essential for formal recognition and protection of property
rights under Nigeria's Land Use Act of 1978.52 Nevertheless, a sizable portion of
land and homeowners have yet to register their properties. In 2023, experts
estimated that over 60% of the country's total land area of about 923 000m?
lacks titles. A 2018 report by the National Bureau of Statistics (NBS) revealed
that 71.4% of landlords in the country do not possess titles. Additionally, only
13.2% of property owners hold title deeds, with a mere 8.4% being granted
Certificate of Occupancy (C-of-O) by federal and state governments.53 Title
deeds can also be issued in women's names as anybody can own property in the
country regardless of their gender®* In 2018, 10.7% of women owned a home
in Nigeria.5

A 2020 World Bank report noted that registering property in Nigeria involves
12 procedures, costs over | 1.3% of the property value, and takes approximately
92 days from completion of application.6 By 2023, the process appears to have
become even more costly and time-consuming, with experts lamenting that
obtaining governor's consent sometimes takes more than six months and costs
can reach up to 15.8% of the property value.5”

Due to these challenges, property registration at both the federal and state levels
is slow. From 2018 to 2023, the Federal Government approved a total of 7 985
titles, with | 300 certificates issued to verified federal government land buyers by
Q4 2018. The federal government signed 6 685 electronic certificates of occupancy
in eight years.58

The FMHUD aims to unlock #4458 trillion (US$300 billion) in dead capital by
improving land formalisation from less than 10% to 50% in the next 10 years, and
by establishing a National Land Commission to operationalise the Land Use Act
1978 (1999 as amended).%°

Policy & legislation

State governments across Nigeria have implemented a range of policies to ensure
low and middle income earners can access housing, emphasising affordable housing
through strategies such as public-private partnerships (PPP), market interventions,
and fostering an enabling environment for private sector involvement. These
efforts also include direct construction initiatives by some state agencies.

The Lagos State Development and Property Corporation (LSDPC), a key state
agency in Lagos, has played a crucial role in fulfilling housing commitments over its
50-year history. It successfully completed and delivered more than 120 housing
projects, providing 27 000 affordable homes across the state as of 2022.90

The FMHUD was set up in 2023 as a separate entity from the Ministry of Housing
and Works to tackle housing and urban development needs,®! including through
reforms in land administration and by increasing housing supply? The government
is also developing a regulatory framework aimed at transitioning the state from
an annual rental system to a new monthly rental system, by 2025.9%

With respect to green housing, the government has paid minimal attention to
enforcing nationwide green building codes, with only 2 578 EDGE-certified homes
from 54 certified projects.8*

Opportunities

The housing deficit in Nigeria, compounded by a steady annual population growth
rate of approximately 2.4%, presents lucrative opportunities for investors in
affordable housing, technological innovation, and inclusive development practices.®
This growth potential is underscored by the real estate sector's contribution of
approximately 7% to Nigeria's GDP in Q4 2023, an increase from 6% the previous
year® Moreover, the real estate market is projected to reach a value of
N4 quadrillion (US$2.42 trillion) by 2024, with a compound annual growth rate
(CAGR) of 8% from 2024 to 2028, potentially reaching &5 quadrillion (US$3.02
trillion) by 2028.
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Both investors and the government are focusing on local housing markets,
particularly the construction sector: The FMHUD has announced plans to establish
multiple manufacturing hubs across the country to mass produce local building
materials.”  This initiative aims to reduce Nigeria's reliance on imported
construction materials, potentially shifting from importing to exporting.

The emergence of proptech startups in Nigeria has begun a subtle revolution in
the way property is financed: (propcrowdy.com); titled (sytemap.com); constructed
(cutstruct.com); bought (Keble.co); sold (buyletlive.com); leased (haapliving.com);
and managed (venco.africa). These platforms offer detailed property transactions
and information, making it easier for users to engage.

Websites

Federal Ministry of Housing & Urban Development (FMHUD):
https://fmhud.gov.ng/

Real Estate Developers Association of Nigeria (REDAN):
https://web.redanonline.org/

Association of Housing Corporations of Nigeria (AHCN):
https://housingcorporations.com/

Estate Intel: https://estateintel.com/

Nigerian Institution of Estate Surveyors and Valuers (NIESV): https:/niesv.org.ng/
Nigeria Housing Data Dashboard:
https://housingfinanceafrica.org/documents/nigeria-housing-data-dashboard-2/

Availability of data on housing finance

Accessibility to housing data in Nigeria has historically raised barriers to
effective policymaking and development initiatives. Data on housing
conditions, demographics, and infrastructure are often fragmented across
various government agencies and private entities.

Currently, housing data in Nigeria is primarily sourced from federal and
state agencies such as the FMBN, NMRC, CBN, NBS, which periodically
conduct surveys on housing and living conditions. State-level agencies,
such as the Lagos State Ministry of Housing, also collect and manage
region-specific data. Launched in June 2024, the Nigeria Housing Data
Dashboard is an innovative tool designed to provide critical insights into
Nigeria's affordable housing sector. Using publicly available data from
the NBS, the dashboard was developed through a partnership between
CAHF,NMRC and 7 point4.

In August 2024, the FMHUD inaugurated a |3-member Joint Steering
Committee tasked with the establishment of a National Housing Data
Centre. The Joint Committee is tasked with developing and
implementing a blueprint for ensuring transparency and ease of access
to housing data in Nigeria among other key deliverables. By potentially
centralising data collection efforts, standardising methodologies, and
fostering collaboration between federal, state agencies and the private
sector, the National Housing Data Centre could enhance the reliability
and consistency of housing data.
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